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Joseph F. Cullmaii, Tobacco Mer¬
chant and Realtv Investor,
Confident of Big Advance

Joseph F. Cullman, who has been making sensational purchases of

property in the old shipping district and in the Wall Street zone for
several years, at the start to the great astonishment of some wiseacres, ia
most optimistic regarding the future of real estate. During the darkest
day* Mr. Cullman bought, and large properties, too, in a section which
had been dead. in the literal sense, for several decades. First, last
nnd always, Mr. Cullman is a great believcr in the business integrity
of the city and the nation. and with such thoughts in mind he could
not think but well of the value of New York real estate. He says one

cannot go very far wrong in investing in property in New York City, be¬
cause it always comes back.

Real estate has two tdics, an cbb<i
and a flow, and what goes out always
comes back. Values are returning
now, Mr. Cullmn said. This is no-

ticcable in various parts of the city.
!; is particularly noticeablo in the
business sections. The situation dawn-
town makes for higher values and -Mr.
C'uiiniian is of the opinion that present
price demands wcill never be lower.
1 here is everything to indicate that
Fee and space values will niove up and
up, nnd anyone who is contemplating
investment, should not tarry long. Ten
years will find the old district a very
much different one. It will be the
home of the largest business conccrns

in the country. Tho structural appear¬
ance will be modern and it will be next
to impossible to buy or get business
premises on a rental basis there.
Mr. Cullman said that he had

watched the district for years and it
i.lways will be a mystery to him why
its possibilities escaped tho attentian
of the speculator in real estate for so

long a time. Contrary to a belief in
real estate Mr. Cullman is not a pro-
fessional real estate man. Ile is an

importer of tobacco and the leader in
the Sumatra field. His name is known
in every tobacco market ot* tho World.
His business is tobacco and his hobby
real estate.

Mr. Cullman made his first real es¬

tate purchase about twenty years ago.
It was not until .about four years ago,
however, that he became a rccognized
f.gure in the downtown real estate
market. To him is given the credit
for the revival of real estate ther. His
activities in the lower city, it has been
said. encouraged investment in other
sections. There is no doubt about the
claim that he was responsiblc for the
Come Back of the old shipping section,
In the four years he has ben buying
there he has acquired about ,$5,000,000
worth of property. Mr. Cullman has

pur purchased about thirty parcels in
that time. Some of them he resold
but most of them he has retaincd and
will hold for investment because thc
day for the old district is in the fu¬
ture, he maintains.
"Before I entered the field of real

estate as investor," Mr. Cullman said
yesterday, "I gave the situation con¬
siderable study. The more I studied
the more I v/as convinced that the ship¬
ping district held an unusual position
which seemed to have escaped the at¬
tention of the investing and speculating
real estate public.

"It is the logical ground for business,
particularly business whoso market is
the entire world. With shipping facili-
ties on one side, the district has on the
other international banking institutions,
great marine Insurance companies and
the Customg House. It seems to me

that the district was especially pre-
pared for the shipper, the big business
concern, interested in foreign as well
as continental trade."
The establishment there of a number

of large concerns with foreign trade
connections during the last few years
supports the conclusion Mr. Cullman
reached when he set out to test his
opinion of the district by investing
large sums of money in real estate
there. banking on the day when the
business environment would be appre-
ciated.

"I base my opinion regarding the
future of the district," Mr. Cullman
said, "on the limited waterfrontagc and
small amount of property in what may
be called the shipping district. I be¬
lieve that every foot of this vicinity
will bo utilized by large concerns, im-
porters and exporters. The time will
come when it will be impossible to pur¬
chase locations here because there will
be none to purchase. Those coming
into the section now are buying for

their own occupancy which will be per¬
manent from all indications.

"I know of five concerns which have
plans for important structural develop-
ments of a nature which stamps as per¬
manent the occupancy of these con¬
cerns. The sugar, coffee, chemical and
exporting and importing concerns who
have purehased property here are not
planning'to resell at a profit. Xo, they
have bought because the location is

adaptable to their needs. Therefore it
is a business necessity with them that
they remain. You cannot tempt them
with a profit. This is a condition which
will be found as far west as William
Street.

"If it had not been for the war,
which stopped building and made con-
structive costs prohibitive there would
have been much building downtown in
the last few years," Mr. Cullman con-

tinued. He said that he had knowledge
of s*everal projects that are awaiting
the return of normal conditions. Four
of them are enormous projects. he said.

"In the next ten years the entire
section will be reconstructed. The ac-

quisition «of the Nassau, William,
Maiden Lane and Liberty streets block
by the Federal Reserve Bank, as a site
for a banking building means that the
space situation will be made more sa-
rious by the disturbin of several hun-

dred tenants on this property.
"The coming of big business into

shipping districts, as. for instance, the'
New Jersey Zinc Company, which came
from the Forty-second Street district,
forced many to relocate. The rcnting
rates reflect the situation well. The
value of premises has increased from
33 to 50 per cent. The question is,
Where is business going to go'.' The
situation has been brought forcibly to
the attention of a number of concerns,

Bought When Nobodv Wanted
To Be an Owner and Helped

Turn Ebbing Market
which found that it was good business
to buy their premises to assure a !oca-
tion in the old district."
The changed condition is amusing to

Mr. Cullmiui when he recalls that it
was only a few years ago that Water.
Front, Pearl, South, Burling Slip and
other streets in that section had no

place in the buyinjr market. No one
wanted property there. This condition
might be attributed to the fact'that
a lot of property there was held by
folks who had no particular interest
for the old district. "They were what
I would call obstructionists," Mr. Cull-
man said, "because they would not sell
nor rent nor build. Other sections
puahed ahead while this section stood
still. In standing still it lost value.
I have bought property here for much
less than it sold for say fifty years
ago. Even present day prices are in
some instances below the prices of half
century ago. Nowhere are prices
much above those of the days when
the section was the centre of largeAmerican merchant marine firms which
sent the flag in every pari of the
world.
"Business interests are coming torealize this. It will be noticed that inthe last fifteen months the sugar and

coffee interests have been consistent'
buyers. Properties have been boughtand sold several times in a few months
each time at an advanee."
This is going to stop eventually, MrCullman said. The possibilities of

speculation for the real estate profes¬sional are reduced every time a prop¬erty comes into the hands of a busi¬
ness concern because that marks theend of tho speculativc career of the
parcel. It is the home of the buyerand will continue to be so, so long asthe bankino; centre, and tho insurance
centre, and the Custom House remain
where they are.

"Values are bound to increase," Mr.
Cullman went on. "I do not care what
you buy or what. you pay for it to-day,
you will be getting it cheap. Scarcityof property and business premises are
the best surety for higher values.
"The value of the old district was

t.lways clear to n-.c as daylight. 1
think a lot of folks were asleep or
clse they had no confidence in the won-
cierful business expansion of the city
as: a result of the war. They could
not help but see that this foi-frotten
district w-ould come in for a share of
this prosperity."

Mr. Cullman said that he had ac-

quired up to date about thirtverties in the. downtown district !nhwhich he purchased through tfCharles F. xoycs Company. T£ !.est of these purchases was the !.?"story building at 42 Broadway^mg through the block to New qtU is one of the largest office buiiSC>n the financial district. and^Jyears ago figurcd in a deal at $-Z"000 Mr. Cullman resold the p*&and ,., said to have made . ,oT '

money. But he was not talkin*Iprofits yesterday, except i. a \£*way. It is a known fact tl,al \Xnot bought a parcel i. the do*nwsection that he could not have rosoValmost unmediately and at an advaTThe trading i. the Marine Squa!fsection attraeted his attention and hbought recentiy the southwest corneof Beaver and Hanover stree's \ t
days after he had made the purc"he was offered a profit for the cornerHe has been offered several sinc'They were sufficiently Wgc to temn-'
one to sell, but Mr. Cullman think. kewill hold the corner, improve it for ,tenant and watch his propheev com*true.
He has similar plans for all nj8 noM.

ings. He will make improvements he
says, if a tenant desires, or a tenai
can make his own improvement. Hasaid that he stood for progress' andwill do nothing to hamper businessMr. Cullman has altered 8everalbuildings in thc old district withcharming result. He bought several
on the south side 0f Burling Slip, nearSouth Street, which had stood there foi-
many years. One of them had be*nthe home of the China and JapanTrading Company for seventy years,Mr. Cullman altered the buildings, prc-serving thc old lines. Built in Colonial
days they are Colonial in style, so Mr!
Cullman has had all the ugly appe'nd-
ages removed from thc structures.
They are to-day among the few brigkt
spots in thc district, their chcerfu!
Colonial faces being accentuated by the
gloomy appearance of buildings in the
neighborhood.

Mr. Cullman has built himself abusiness building a1 the corner offront and Fletcher streets, which isregarded as the m0Sf attractive officebuilding downtown. mial.andthe idea has been cai r ed oul to thcletter. lt is only one story high. MrCullman said that there is psycbologvin good busincj-s premises. He sciiithat he is certain thal thc efficiebc\ot his organization would not be soliigh if houscd in a deprcssing atmoe-phere. '

Evidences of One Man's Faith in Real Estate

Venezuela Building on frontStreet
ONE OF MR. CULLMfiN'S PURCHfiSES. WfJ^^&SWSusr .-C""m» DURtNO L*ST F,VB

Says Tenant Must Bear New
Burdens of Apartment Owners

Not "Profiteering" Agent Explaius; Increased
Rentals Do Not Offset Larger Expenses; Tenant
Now Taking His Own Medicine

By Douglas L. Elliman
It seems only fair to the tenants in

high class apartments on the East Side
to oxplain to them more fully the
necessity for the increased rental
which they are being charged from
next October for rencwals of their
Icascs.

Fortunately, the great majority of
these tenants rccognizc the justice of
thia increase, but there are a few
dissatisfied ones who attributc it to so

called "protiteering" by the landlord.
Without stopping to think very dceply
about the matter, they assume that
the landlorda are grasping and rapac-
ious, and because there is no building
of new apartments, that they are tak¬
ing advantage of the situation.
Of course, the lack of new buildings

and the conscquent temporary excess
of demand over supply is a contribut-
ing cause of high rents. This is simply
the working out of a natural law and
when conditions become more normal
in the building trades, will result in
many new building projects which will
rclieve the situation and the time may
<:ome again when the tenant is in the
addle.

Owners Have Their Day
We have never found when the situ-

aiion was reversed that the tenant
showed any mercy to the landlord. We
cannot imagine in the case of an ex¬
cess supply of apartments, the tcnan'
saving to the landlord that the rent
ne was paying was a fair one and*.though he could obtain a better
apartment elsewhere tor less moneyhe would continue to pay the old rent
to the landlc-d. We have always found
'he tenant in such a situation taking«<ivantage of it, asking for free rent
or a reduction, without any thought' of whether the owner was securing
An adequate return for his money ornot. fenants have had their own wayso long that perhap* they are u trifle
I . . J^Sf h*ve almost alwaysdictated to the owner in the past andnow that the owner, for the first tinv*b,« >o '1'ctate to them, they show
* very different spirit than the ownerdid when the situation was reversedIt must be remernbered that pra<oal which is Jargely tued in thet.eatmg of these buildings, has in-creaxed fn price from %:>,.z~, per tonio over fTj that the v/aRes of elevator
rnen, hailwc-n, firemen, etc, have beendoubled. flepairs.of all kind, includ¬
ing redeeoration of apartments, havabeen doobled in cost. ine tax rate,which h short time ago was $1.80 per$100, has now become ?2.36. Labor,b«.*)de* Ix.-inif higher, i. iM. efficient.
.Ia Kummins up the situation, there
M BjMlbt that if the landlord- v/crr

-t able t<> r»\%i th* renti, as they
¦¦¦'¦¦'.K, that tbe increased cost of

on would wipe out their <-<j>jiti'-n
a .umerous forecloitora proeeedingsoald reawit. Furth<-r proot ot tha

tn»M of the.eharg<t of profiteer-ing cmi, be found in the fact that high

class apartment buildings have never
been offered for sale at such low fig¬
ures a3 they have been in recent
months, because of discouraging net
results obtained from rentals.

Decreascd Incomes
As to the facts, which after all are

important to disprove the theory of
profitcering, we would cite a few' ex¬
amples of the operating results in
1918 of properties in our charge:
Thirtcen-st'ory apartment house on
Park Avenue corner, in the 60's

Operating expenses increased.$.'1,173.31
Taxes increased. 2,17-1.00
Total increase of charges.$5,347.31
Rentals increased.51.387.40
Decrease in owncr's income.$3,959.83

Prominent Park Avenue Building
in the 50's

Operating expenses increased.$4,001.G1
Taxes increased. 1,785.00
Total incr?a?e of charges.$f>,78l>.f7
Rentals increased.$1,430.04
Decrease In owner's income.$4,3"J0.(i^

Xew nine-story apartment house
just off Park Avenue

Operating expense* increased.$6,324.31
Taxes increased. 1,150.00
Total increa.se of charges.$7,480..",!
Rentals increased.$J.L'.">4.7G
Decrease in owner's income.$5,225.55
Nine-story apartment just off Park
Avenue, built about six years ago

Operating expenses increased.$5,307.57
Taxes increased. 952.00
Total increase of charges.$6,269.57
Rentals increased.$1,415.63
Decrease in owner's income .$4,843.94

Nine-story building just off Park
Avenue, about ten years old

Operating expenses increased.$3,800.56Taxes increased. 918.00

Total increase of charges.$4,718 56Rentals increased. $758.03
Decrease in owner'* income.$3,960.53
These are not a few buildings used

because they proved my point. but are
examples pieked at random and show
conclusively that in spitc oT the in¬
creased rents the owner's income is
senously decreased. In most cases the
increases planned from next October
do not even offset tho loss of 1918,without any consideration to the fur¬
ther increase in cost of operation.

If due consideration is given to
these facts and a study made of the
situation, I feel sure that our law-
rnakers at Albany will not attempt lo
fix by law the question of rentals, but
will allow the n«tural law of supplyand demand to control. Any attempt
to hinder the action of the natural
law will surely result in disaster nnd
such action is certainly unjustifled.

Edgemerei Creat Houoc Sale
Kdjremere Creat, Ma.ximiltan Morgen-thau, president, has nold a dwelling'

on the weaterly aide of Beach '(OthStreet, Edgemero Crest, L. J.. to Mra.Jcnnie Sehunterman. The property ia
j located 1*0 f**t north of EdgemereAvenue. Th« *i/.« of th* plot ia 40 bv
95 feet. The purchaser haa bought thia
property an an inveatment. Adolnh
richulz negotiatcd tho eala.

Just and Efficient Tax System Aim of Realty Men
LIKE "hitching a mouse to a roll-

er" is the attempt to operate
modern democratic government

on the remnants of thc general prop¬
erty tax which survive for state and
local purposes in New York.
A situation which was pronounce.d

ucute by the joint legislative commit¬
tee of 191G. of which Senator Ogden L.
Mills was chairman, is approaching thc
point of disaster with the increase in
price lcvels and the loss of the liquorexcise.
From the accepted eanons of fiscal

KCience we learn that public revenue
should be raised by means which are!
convenient, certain, cquitable, cconom-

jcal and also elastic. Any tax which
"dries up" a source of income is either
unsound or punitive, and we have
found thal to be a fault of the present
tax rate on personal property. and onlyto a slightly smaller degree as to
realty.
Unreasonable rents, lowered qualityof housing. congestion of population

and industry, disorgani7.ation in thc
building and security industries- while
large tax-paying ability is allowed to
escape -are among the present tenden-
cies under our antiquated me.thods of
state and local taxation.
The tax problem is the direct con-

cern of every person in the community.lt is more the problem of thc tenant
than of thc owner, for the tenant has
but to encourage building operations
and over-building results. as there is
some quality in human kind, which is
a "land hunger" or-similar impulse,which forces the largest possible
amount of land into use. But dis-
couragc ownership or make it uneco-
nomic, and the owner will sooner or
later give up the unequal struggle, and
his "liability" will revert to the sav-
ings bang or insurance company or
other lender; tlie owner is done with
if, while the tenant goes on paying
higher and higher rents for inferior
Rccommodations. Fle will never find
the remedy in public housing or in
any scheme for forcing those unsound
loans onto the public treasury.

Pegging Ihe Rate
One of the first ateps in mental rea-

soning toward a remedy for the real
estate owner results in a notion of a
fixed rate for real property. Is noi
that the way out selected by the own
ers of personal property'.' But the
reason ing l'ails on the point of analopy
as the personalty rates referrcd to
are only called revenue measures by
courtesy.they tire exemption laws. in
fact.
As a fiscal measure, thc fixed rate is

a crudity. There are several reasons
and space precludes a full discussion.
However. to ment ion the principal
points, we begin by recalling l) that
real estate taxes are the traditional
variant for meeting revenue needs
which which are in excess of other
smaller revenues; (2) that under our,form of government we generally ndoptthe project und then look about for
revenue !o cover the cost, und (3 that
tax spenders fix the tax law. Tho well-
known laws of human nature in gen¬eral and our knowledge of the habitaof omce-holdcrs in particular, lead us
to believe that it is impossible to break
the aoquence from i1 to (8) unlesswith a hribe in kind larger revenues
to spend. But the bribe must be verycertain in nmount!

Ohio, which is tho only state having
an absolute rate, obtained its law bycoupling it with a stnte-wide rcassess-'
ment of property which wns certain to
more than double the total on tho rolls.I ho people immediately voted tho stateInto now nnd coslly activities without
providirig additional revenues. Chaosln finance reaulted and bills remainedunpaid. To-day real cxtute is fighting,fpr its life. "in eppoaiUou to offorU on'thc part. of thc administration to wal-
lop real estate to provide enormous

Many Proposals Wh ich Souncl Well in
Praeliec Would Ilainper City and

Would Place IJnequal Burden

By Leo Day Woodworth
Secretary Advisory Council of Real Estate Interesta

funds covering accumulatcd deficits."
This brings out the further point

against pegging the rate, which is that
unless accompanied by a sound exten¬
sion of lhc tax base so us to "take
un the slack," the day of accounting
is only postponed.
This remedy, in short. is an effort

to put, the cart before the horus, so

far as its advocatca believe that by
reducing rcvcnues (as would be the
effect under the bill pending in the
New York Legislature) we will stop
cxpenditures, Appropriations come be¬
fore and not after the revenues- and
at. debts will not be repudiated, our

politicians can continue to enjoy their
stipends.
A proposal evidently new to taxation

Investor Buys Station
Of Willys-Overland

Jeremiah V. Donovan Takes
57th Street Building Held al

$300,000 for Investment
The service station of the Willys-

Overland, on Pifty-seventh and Pifty-
eighth streets, near Tenth Avenue, has
been purchased by Jeremiah F. Dono¬
van. represented by Feiner & Maass, as
attomeys, as an investment. The
property, a ten-story structure cover¬
ing a plot 150x200 at 521-531 West.
Pifty-seventh Street, and including518-528 West Fifty-eighth Street, was
sold for the WiUys-Overland, Inc,
which had the building constructed
about three years ago by the Pred T.
Ley Company from plans by Rhines,Bellman & Nordoff, of Toledo, Ohio,the cost of the structure being esti¬
mated at that time at $.100,000. The
land was originally occupied by the
Conrad Stein brewery, from which
estate the WiUys-Overland concern
bought the property.
The selling company, which disposed

of the property through the Cross &
Brown Company, has arranged to con¬
tinue the occupancy of the property
under a long lease dating from the
passage of title to the new owner.

$150,000 Deal in 18th Street
Douglas L. Elliman & Co. have sold

for Williah S. Hawk and J. Edward
Nealy, trustecs, to James S. Wright. 5
East Porty-eighth Street, a four storyand basement brownstono rcmodelled
property which Mr. Hawk altered some
time ago for The Little Shop. This
property has been held by the sellers
at $150,000. It is .,-G by 100.5 feet.
-.-

Resells Harlem Apartment
The Nasjtn Realty Company has sold

the six story elovator apartment house,
known as Lonox Hall. nt 101 to lO.'i
West 113th Strret. northwest corner of
Lenox Avenue, on a plot 100x90.

.e ¦.i-...

Lewines Sell on Bryant Avenue
Fiaher nnd [rvirifc I. Lewlne have soldthe south.-nst corner of Bryant Avenueand 17'Jt!) .Strort, nn apartment with

stores, on plot 46x100.

has lately been advanced for discussionnnd investigation bv tho Advisoryi ouncil of Real Estate Interests. lt isto prevent the wide variations (usuallyincreases, of course) in the tax levyon real estate by establishing a normalrate tor taxes on realty and other nor¬mal rates on other large sources of
revenue, such as general income andbusiness taxes, and then provide thatif future increases in the budget be¬
come necessary the rates on all these
sources shall be increased in like pro-portion. Thus, improved real estate isaccustomed to pay at least 30 per centof its income in state and local taxesSo far as it ts required to pay more, tothat extent is the public injured. After^educti^jfojsjgcial revenues of a

Banner Buys Tall
82nd Street Apartment

David Dows Parts with East
Side House Held

Since 1913
Douglas L. Elliman & Co. and X. A.

Berwin & Co. have sold for David Dows
to S. Morrill Banner the nine storybrick apartment house, on plot 75x
102.2, at 122 East Eight.y-second Street.
This property has been held by Mr.
Dows at $350,000, and was sold to him
by Mr"! Elliman in 1913.

-'.-...-.--.-..

R e n l s O p p o s i t e

Federal Reserve Site
Adolphe Schwob, manufacturingjewelers, has Ieased from May I

through the Charles F. Noyes Com¬
pany. for twenty-one years, at an
aggregate rental of about $250,000 theHve-story building at 45 Maiden Lanecovering 2,700 8i|uare feet. Extonsiveimprovements will be mado and thebuilding named the Schwob BuildingIhe location is directly opposite thesite of the Federal Reserve Bank andHenrvUrCnaSA(I ", ^T m°ntnS aB° fr.Henry B. Auchincloss through theNoyes Company. s

Brown Sells Two
Apartment Houses

Frederick Brown has sold to Ben-jamin Koplowitz the flve-story apart¬ment at 1339 Intervale Avenue, and toAll red Ohver, ^0G and 508 West 122dMreot. a s.x-story elevator apartmenthouse. on plot 50x95. between Broad¬way and Amsterdam Avenue. In nartpayment the buyer gave an estate atlOssin.ng. known as the Oliver prop¬erty. consisting of fortjMive acres,|with residence nnd outbuildings.
Ulard House in New Hands

w£ l'1' r^^e,i;',kC,', has S0l(! for fneVVneeler Realty Corporation to M BHorowitz the old Utard mansion. or. plot
Avenue. cighty-onc feet south of Pal¬isade Pace, West Bronx. Tho buVerFtU make extcnslve altcrations.

city which go into a general fund, the
balance is levicd against propertv(mostly rcaliy and of the total levy
it appears that the above mentioned
allowance from realty incomes should
cover about. 60 per cent and leave the
balance to be derived from other taxa¬
ble incomes in thc community.Recalling that in any system of
finance taxes will be derivd only from
incomes, what faircr means for distrib-
uting the cost. of governnfent can bc
devised? hal more certain method can
be found for maintaining healthy(which usually means low rent) condi¬
tions in the real estate market ?

rhis system of proportionate bur-
dens seems to avoid the uneconomicand therefore unsound effects of a fixed
rate. for it provides for ai! tne neces
sary lasticity in thc tax base and also
creates a community-wide interest in
every procct for increasing the size 01the budget. the only chek upon th- ta.x
spenders which will operate effcctivly!

Low Rate On Pcrsonalty
Persons looking for a new source of

revenue naturally look into the pos-Sibility of a larger revenue from the
assessment. of personal property, which
now largely escapos the assessor.iangible personal propertv most cer-
tainly should pay a substantial tax and
it prescnts fewer difficulties than doesthe tauxation of intangibles.As a revenue producer, this plan has
never attaincd prominence. Severalstates have such taxes in operation andalthough they succ.eed to*tho extentthat they place larger amounts of prop¬erty on the assessment rolls. the vieldat one-fourth per cent of other' lowrate does not materially exceed the
receipts from personalty previously ob¬tained at the general rate. Also.'it is
necessary to regard the amount of this
property now exempted by law.andthe feasibility of repoaling those ex-emptions.
Statements have appcared in the

press as to what such a tax wouldyield in New York, with its enormouswealth of personal propertv. But
there is no known basis for suchfigures and they cannot be dignifiedwith the title of estimates.they arethe wildest kind of guesses. Income
returns do not afford a basis because of
tne large proportion of all income.which is lrom services rather thanfrom property.

The Income Tax
"No faircr principle of taxation can

be adopted,'^ says Professor H. A. E.Chandler, than that each man shall becalled upon to contributc to the sup¬port of governmenf in proportion to hisabihty to pay. and ability to pay isbest determined by the income or
revenue which he enjoys.
..
*'We have taxed property in the h?-lief that, in the main, it vus a fair

criterion of taxable income and this
was true when our property tax sy >-tem was originally adoptod in a si-u-pler state of society.
"Toda'\ property aloin is not acomplete measure of the total incomeenjoyed, and if the above cnunciatedprinciple is sound, it is necessary toabandon the indirect property methodof rcaching income, and to t:'x incomejirectly. There is hardly a civilizedcountry to-day where the income t .\does not make up an important parcof the tax system."
As to the effect of the Federal levyon incomes, "thc choice c'.ces not li«between no tax and some new form of

ti.xation such as the income tax, but:between a continuance of tl e presenthopeloas system and some better and
more equitable way of rai*ing revenue.If such a latter plan can Ir deviaod
are we to rejeci it beca"so >t |g il-'
ready employed by tlie l-Vdoinl govornment, and, in order to i.void dupli-cat.ion, to coMinue to tax the same
property in sJ manner which we admit
to be lnequitnble, and to bo a failure':"*

Architects Ready to HelpGoyernment Start Building
Would Work at Reduced Rates to Get Under Way

Federal Structures Which Can Re Erected
With Money Already Appropriatcd for Them

By Alfred C. Bossom
There is a vast amount of money

standing in tbe Federal Treasury which
has been definitely deposited for peace
time buildings, but they are not being
undertaken even t'.ioujrh the war is
over.

Tlie desire to crcate employment is
liable to be used as an excuse for un-
dertaking work which is not really nec-
essary, and consequently be abiised,
ln fact, it might get down to what is
commonly known as creating jobs for
friends. This, of course, is absolutely
undesirable from every point of view,
as it does not meet the present emer-

gency and will cause dissatisfact.ion and
further unrest.
The writer has had a long correspon-

dence with the Labor Department at
Washington with the object of getting:
the Government to prepare a defmite
report upon the possible fluctuations in
the demands of the various unions, and
also the intentions of the large em¬
ployers of labor. This Secretary Wil-
son of the Labor Department is now
having prcpared and it will give the
consensus of opinion generally as to
whether prices are going up or goingdown. Unfortunately, this being a gov¬
ernment report it may take some time
to prepare. and if it is delayed beyond
the early months of the year it is liable
to hold up work for all of 1919; as
there might be a fear that build¬
ings could not bc closed in before next
year's snow. Sneed in this connection
is 01 vital importance.

Shipping Board Plan
For instance, the writer was one of"the assignment architects for theUnited States Shipping Board duringthe war. The procedure that was fol¬

lowed then cou:d appropriately be mod-
lfied, I feel. to apply to the present sit-
iiation. First, an architect was se-
Iected, but an agreement was madewith him that he should onlvget a vervsmall fee for his efforts

I do not feel that at this time njshould be asked to work at such a
great reduction. but I do think the
majonty of architects would be will¬
ingif they could get the wheels of
'niilding moving again to work and givetheir services for less than the Am .-.-

uan Institute of Architeits requir^-nients as to fees of cour-e, providectt.iey did not lose money Ly so doing.Again the general contractors waro
selected nnd given a definite fee por
the work they had to execute under
suitablo supervision. The fee givento-day should be less than the normal
profit, but it would keep contractors'
organizations busy and get them readvfor other work and at tho same timo
would eucourage private owners to
urtdertake activities whici are n >:v

"hanging fire."
This most important section of thc

building trades activity i ndbubtcdlv
would be willing to work for a little
less than the full usual feo so as to
get owners started again.

To Obtain I.owent Price
As regards sub-contractors. several

o. these could be invited for everyitem of v,ork, and they in turn shoul 1be informed of thc desire t > get thin-.r*
going again. nnd by thia means everyeffort would be made to avoid ns far
as possible any likelihood of undue orureventuble expense heiu- incurred.Thus the optirc building operation
even nt the present prir>n would v»»

done as cheaplv a^ it is possible lodo it.
ln award ing this work to the various

contractors and sub-coutractors ¦'.
should be so distributed that in com-
munities where there is a iar^e amount
of unemployment more would bc gtyout than would be in places where -tv
Itibor situation is not so sciious.

I am' confident that if the govern¬ment would take the ii itiative in t&is
matter the architects and contractor-
of tho country would back it to the
Uniit. and be perfectly willing to nakf
reasonable sacrifices (nol as big. of
course. as they were willing to do dur¬
ing war time, but quite substantUI).
to thus enable the general lines of
activity to get reorganized on a pescfbasis. it would help the labor situa¬
tion materially ar.d prevent the unrest
that is now growing- to such alarminc
proportions, for while people are inac-
tive they naturally are discontenUd.
but as soon as they become occupied
again contentment largely returns.

Higher Building Costs
It might cost a trifle more to buiid

now than it may in a few years' tirr.f.
but if the unrest grows soldiers will
have to be maintained to guard cer¬
tain communities, workers will g':
more dissatisfied, and it will be ver/
much harder and correspondingpensive to finally bring them back int?
looking at things from a praceli;
point of view. This will al! t&
money to the government ar.d WOW
be far greater, without doubt, ths"
any slight possible enhancement ':

building costs to-day over what tk*
future may bring forth.
Should the government have to ttt"

vide emergency funds to care for th
unemployment" it will br vastly mor<
expensive than the enhanccd bu
costs. for the writer does not feei tW
we can ever expect the same old !°*
prices that were experienced in tfM
If the government would go ahead »J<:demonstrate that it wishes to put tt«
country back again on a peace b»s'!
there is no question that owners .*
prolit by that example and jro ahcJ-
and do likewise.
We all must. make certain ^<tC;

fices to get things started asrain. »

it right that lawmakers should «*
tate to set the example by using '^':
already appropriatcd for the »P*fj?purpose when by so doini; they v'1'^'hold one of the greatest aids to ove*
coming the depression and disoit»r;'
zation that are appalling to conteff;
plate und which are fast becoming'*5
accomplished fact in this country.

Newark Site for (iarage
Pdmund X. Todd. Alexander S

and Frederic R. Pilch, executi
trustees of the estate of AbrahaW *'.
Wiiikk-. have sold the plot 23 aw '

Centre Street, having a ."rontage
50 feet and n depth of 20(4 feet r.
Theodore Bomstein and Pctcr rei'-
chia. who will erect a tireproof gaw
on the plot. Louis SchleaingaTj f.neROtiateri this sale. sold th«. P'*".,,.
Mr. Van Winkle on November 30,1?

-*l m-.

Much Buying in Bay Ridg*
The Bulklev & Horton Coi.-.punyJ*

sold 250 Eightv-eighth Street. bet***
Ridffe Boulevard and Third Aven««^two-familv buck dwelling. for ».

.,
Bicknell. The broker« have mfd« **

other sales in thia block in in» *
t*-d niontV'*.


